PROPERTY TAX APPEAL BOARD S DECI SI ON

APPELLANT: Hugo Brandstetter
DOCKET NO.: 03-29523.001-R-1
PARCEL NO.: 14-33-411-002-0000
TOWNSHI P: Nort h Chi cago

The parties of record before the Property Tax Appeal Board (PTAB)
are Hugo Brandstetter, the appellant, by attorney David Bass of
the law firm of Thonpson Coburn Fagel Haber, of Chicago, and the
Cook County Board of Review (board).

The subject property consists of 115-year-old, two-story, nulti-
famly residence of nmasonry construction containing 2,579 square
feet of living area. The subject features three full baths and a
basenent. The appellant contends overvaluation and |ack of
uniformty in the subject's assessnent as the basis of the
appeal. The subject is located in North Chicago Townshi p.

The appellant contends that the subject is 2,309 square feet of
living area. However, the appellant did not provide any
information to support this contention. Therefore, the PTAB

finds that for purposes of this appeal, the subject contains
2,579 square feet.

The appellant submitted a brief in support of the requested
reduction in assessed val ue. The appellant also submtted an
income analysis using the subject's inconme and expenses. The
appel I ant opined a market value for the subject of $312, 383.

The appellant also submtted a uniformty analysis of five
suggest ed conparabl es. These properties are two-story or three-
story multi-famly, masonry construction properties with full
basenments and three full baths. These properties range in age
from 115 to 121 years. The square footage of living areas range
from3,161 to 3,998. The inprovenent assessnents per square foot
range from $17.07 to $18.21. The subject is assessed at $22.40
per square foot.

(Continued on Next Page)

Based on the facts and exhibits presented, the Property Tax
Appeal Board hereby finds no change in the assessnent of the
property as established by the Cook County Board of Review is
warranted. The correct assessed valuation of the property is:

LAND: $ 10, 861
| MPR. $ 51,723
TOTAL: $ 62,584

Subject only to the State nultiplier as applicable.

PTAB/ gy
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Onh the basis of this evidence, the appellant requested a
reduction in the total assessnment to either $31,639 (based on the
i ncone approach), $50,276 (based on the square footage argunent),
or $56, 233 (based on the equity argunent).

The board of review submtted "Board of Review Notes on Appeal”
wherein the subject's total assessnent of $62,584, was di scl osed.
In addition, assessnent data and descriptions on four properties
were presented. They are each two-story nulti-fam |y residences
of masonry construction |located in the sane area as the subject
and ranging in age from 115 to 136 years. These properties
contain two or three full baths and two have a basenent.

The properties range from 2,096 to 2,719 square feet of I|iving
area and have inprovenent assessments ranging from $20.57 to
$24.73 per square foot of living area. On the basis of this
evidence, the board requested confirmation of the subject's
assessnent .

After reviewing the record and considering the evidence, the
Property Tax Appeal Board finds that it has jurisdiction over the
parties and the subject matter of this appeal. The Board further
finds that a reduction in the assessnment of the subject property
is not warranted based on the evidence contained in the record.

The appellant's square footage argunent has already been
addressed and found to be lacking in substance. The appellant's
remaining two argunments are narket value based upon incone and
lack of wuniformty based upon conparable properties. Nei t her
argument prevails.

As per the appellant's equity argunment, the Illinois Suprene
Court has held that taxpayers who object to an assessnment on the
basis of lack of wuniformty bear the burden of proving the
di sparity of assessnment valuations by clear and convincing
evi dence. Kankakee County Board of Review v. Property Tax Appeal
Board, 131 IIl.2d | (1989). The evidence nust denopnstrate a
consi stent pattern of assessnent inequities wthin the assessnent
jurisdiction. The appellant has not net its burden.

The PTAB finds that the board' s conparables are the nost simlar
to the subject. These properties are all within two bl ocks of
the subject and are the sane construction, design and vintage as
the subject. Further, the sizes of living areas range from 2, 096
to 2,719 and the inprovenent assessnents range from $20.62 to
$24. 73 per square foot of living area. The subject is below the

range of the nost simlar conparables. The appellant's
conparables are not as simlar in location or size of |Iliving
ar ea.
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As per the appellant's nmarket value argunent, when overval uation
is clainmed the appellant has the burden of proving the val ue of
the property by a preponderance of the evidence. National Cty

Bank of Mchigan/lllinois v. Property Tax Appeal Board, 331
I11.App.3d 1038 (3% Dist. 2002); Wnnebago County Board of
Review v. Property Tax Appeal Board, 313 1lIl.App.3d 179, 728
N.E.2d 1256 (2" Dist. 2000). Proof of market value nmay consist
of an appraisal, a recent arms length sale of the subject
property, recent sales of conparable properties, or recent
construction costs of the subject property. 86 I11.Adm Code
81910. 65(c)) . Havi ng considered the evidence and testinony
presented, the PTAB finds that the appellant has not net this
burden and a reduction is not warranted.

The PTAB finds the incone approach unreliable. Regarding the
appellant's utilization of the incone approach for the subject,
Illinois law does require that such property be valued taking

into account its income producing potential. The proper basis
under Illinois law is narket rent not the contract rent in place
on the property. Kankakee County Board of Review v. Property Tax
Appeal Board, 131 Il1.2d 1, 18 (1989); Springfield Marine Bank v.
Property Tax Appeal Board, 44 111.2d 428, 430, 431 (1970);
Cunni ngham v. Property Tax Appeal Board, 225 II|. App.3d 760, 763-

765, 766 (1992). The taxpayer in the instant case has presented
an analysis of the income and expenses of the subject property
only has not presented nmarket data. Additionally, the Property
Tax Appeal Board finds the appellant has not established that the
expenses deducted from the incone are reflective of the market.
As a result, the Board finds the appellant's income approach
unreliabl e.

Therefore, based on a review of the record, the Property Tax
Appeal Board finds that the appellant has not supported the
contention of over assessnment and a reduction in the assessnent
of the subject property is not warranted.
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This is a final admnistrative decision of the Property Tax Appeal
Board which is subject to reviewin the CGrcuit Court or Appellate
Court under the provisions of the Adm nistrative Review Law (735

I LCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code.

L

Chai r man

Menmber Menber

Menber Menber
DI SSENTI NG

CERTI FI CATI1 ON

As Clerk of the Illinois Property Tax Appeal Board and the keeper of
the Records thereof, | do hereby certify that the foregoing is a
true, full and conmplete Final Admnistrative Decision of the

[I'linois Property Tax Appeal Board issued this date in the above
entitled appeal, now of record in this said office.

Date: COctober 26, 2007

@;ﬁmﬂa@

Clerk of the Property Tax Appeal Board

| MPORTANT NOTI CE
Section 16-185 of the Property Tax Code provides in part:

"If the Property Tax Appeal Board renders a decision |owering the
assessnent of a particular parcel after the deadline for filing
conplaints with the Board of Review or after adjournnment of the
session of the Board of Review at which assessnents for the
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subsequent year are being considered, the taxpayer may, within 30
days after the date of witten notice of the Property Tax Appeal
Board’' s deci sion, appeal the assessment for the subsequent year
directly to the Property Tax Appeal Board."

In order to conply with the above provision, YOU MJST FILE A
PETI TION AND EVI DENCE WTH THE PROPERTY TAX APPEAL BQOARD W THI N
30 DAYS OF THE DATE OF THE ENCLOSED DECI SION | N ORDER TO APPEAL
THE ASSESSMENT OF THE PROPERTY FOR THE SUBSEQUENT YEAR

Based upon the issuance of a |owered assessnent by the Property
Tax Appeal Board, the refund of paid property taxes is the
responsibility of your County Treasurer. Please contact that
office with any questions you may have regarding the refund of
pai d property taxes.
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